Los Angeles County
Department of Regional Planning

Plarming for the Challenges Ahead

By (e
~Stiromih

Richard J. Bruckner
Director

September 7, 2016

TO: Laura Shell, Chair
Doug Smith, Vice Chair
David W. Louie, Commissioner
Curt Pedersen, Commissioner
Pat Modugno, Commissioner

/4 2
FROM: Steven Jones ¢ s O

Land Divisio j&e&tion
2

Project No. R20124-01 52/9-(4)

Zone Change No. 201400008

Vesting Tentative Parcei Map No. 072916
Conditional Use Permit No. 201400062
Parking Permit No. 201400006
Environmental Assessment No. 201400121
Agenda ltem: 7

The project is to subdivide 14.85 gross acres (13.3 net acres) to create three parcels
developed with two hotels and 155 commercial retail condominium units within four
detached structures in Rowland Heights.

Please find enclosed letters for the above referenced item that were received subsequent
to hearing package submittal {o the Regional Planning Commission.

Also please note there are corrections to the MMRP that include appropriately placing
archaeological, paleontological, noise, traffic and water mitigation monitoring
responsibility to the Department of Regional Planning staff as shown.

If you need further information, please contact Steven Jones at (213) 974-6433 or
sdjones@planning.lacounty.gov.

KKS:8DJ

Enclosures

1720 West Temnle Streer = T.os Anceles (CA OONE2 = 213-974-.6411 » Fax: 213-626-0434 « TN 213-617-2207






4.0 MITIGATION MONITORING PROGRAM

This Mitigation Monitoring Program (MMP), which is provided in Table 4-1, Mitigation Monitoring, has been
prepared pursuant to Public Resources Code Section 21081.6, which requires adoption of a MMP for projects
in which the Lead Agency has required changes or adopted mitigation to avoid significant environmental
effects. The County of Los Angeles is the lL.ead Agency for the proposed Rowland Heights Plaza and Hotel
Project (the “Project") and therefore is responsible for administering and implementing the MMP. The
decision-makers must define specific monitoring requirements to be enforced during Project
implementation prior to final approval of the proposed Project. The primary purpose of the MMP is to
ensure that the mitigation measures identified in the Initial Study {designated as IS), and Draft and Final EIR
(designated by the respective environmental issue within Chapter 4.0 of the EIR) are implemented, thereby
minimizing identified environmental effects. The MMP also includes the proposed Project Design Features
(PDFs) identified throughout Chapter 4.0 the Draft EIR. The PDFs are specific design elements proposed by
the Applicant that have been incorporated into the Project to prevent the occurrence of or to minimize the
significance of potential environmental effects. Because PDFs have been incorporated into the Project, they
“do not constitute mitigation measures, as defined by Section 15126.4 of the State CEQA Guidelines (Title 14
of the California Code of Regulations). However, PDFs are included in this MMP to ensure their
implementation as a part of the Project.

The MMP for the proposed Project will be in place through all phases of the Project, including design
(preconstruction), construction, and operation (both prior to and post-occupancy).

Each mitigation measure and/or PDF is categorized by impact area, with an accompanying identification of:

» The phase of the project during which the measure/PDF should be monitored;
— Pre-construction
— Construction
— Prior to occupancy
- Post-occupancy

®  The enforcement agency; and

= The monitoring agency.

County of Los Angeles Rowland Heights Plaza and Hotel Project
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ﬁﬁ% }&,i 20955 Pathfinder Road, Suite 210

Diamond Bar, CA 81765

COLDEN PACIFIC REALTY, INC Tol: (608) 569.6299

Fax: (909} 869-8039

Via email: sdiones@planning.lacounty.gov

September 6, 2016

Mr. Steven D. Jones

Loa Angeles County Department of Regional Planning
320 W, Temple Street, Room 1382

Los Angeles, CA 90012-3225

Re: Rowland Heights Plaza and Hotel Project
Project No. R2014-01529-(4)
Environmental Assessment No, 201400121

Dear Mr. Jones,

With respect to the Final Environmental Impact Report (FEIR) for above-referenced development
project, we would like to provide the following comments:

(1) The Project should not be approved with less than unadjusted parking spaces required by
County Zoning Code. While County Zoning Code allows consideration of shared parking concept
under certain circumstances, specific characteristics of proposed development projects and
location of the projects must be considered, and ULl shared parking methodology cannot be
universally adopted. The Project will divide the property into three separate parcels; each will
eventually have different ownership. The retail/restaurant/office mixed use parce! will be
developed as commercial condominiums, potentially has up to 155 different owners. Despite
existence of CC&R and shared parking agreement, the actual utilization of shared parking will
not be proactively encouraged or promoted due to the fact that they will be owned by different
owners, each having its own interest to consider. While there might be some captive market
available for businesses of the mixed use parcel, the extent of which cannot be ascertained or
assumed. The utilization of hotel parking spaces by mixed use parcel is even more uncertain and
problematic due to the fact that majority of the parking spaces are either at the rear of the
hotels or their underground parking structures. The 99 Ranch Market shopping center
immediately to the east of the Project has 27.07% of its leaseable space used as restaurant;
parking is provided based on County Zoning Code without adoption of shared parking concept;
and the parking spaces are being fully utilized during peak hours. The Project’s mixed use parce!
will have 31.90% to 37.35% of its space being used as restaurants; there is no reason to believe
that the number of parking spaces provided, reduced by adoption of shared parking concept,
will be sufficient to serve the businesses and their patrons. Due to the facts that the property is
being developed as three separate parcels, with potentially up to 157 owners, and is located at
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(3)

(4)

an area that parking demand during peak hours is known to be high; the Project should not be

approved unless sufficient parking is provided based on individual parcel, and without adoption
of shared parking concept.

The Project’s FEIR does not reflect the eventual plans that will be used to build the Project.
The Applicant was made aware of a 22 feet setback restriction at the east boundary of the
Project in January 2016. instead of modifying development plans to comply with such
restriction, the Applicant has elected to proceed with plans and maps that do not comply with
the setback restriction, but promised to modify plans to address the setback restriction after EIR
is certified and permits are granted (Please see August 24, 2016 letter from Parallax Investment
Corporation attached). FEIR should reflect the actual development plans before it is certified,
and modifications after certification of FEIR should only be reserved for issues that surface
afterwards, not those can be addressed before certification. Since the plan modifications very
likely will change the building square footage and parking spaces provided in the Project, both
are significant elements of an EiR; and given the fact that there was enough time for Applicant 10
make the necessary plan modifications prior to the public hearing and consideration of FEIR,

Applicant should be required to make the necessary plan modifications and amend the FEIR as
needed before certification is granted.

The Project’s Traffic Analysis should not be approved until a new study is conducted utilizing
accurate current traffic data. The traffic data used in the FEIR was collected in 2013 and 2015,
before and during the Nogales Street grade separation and Gale widening construction project
administered by Alameda Corridor-East Construction Authority (“ACE Construction”). In 2013,
Gale Avenue had only 2 lanes, 1 easthound, 1 westbound, with a shared turning lane in the
middle; and Nogales Street had railroad crossing that severely impacted traffic flow. The ACE
Construction was completed and Nogales Street reopens for traffic in June 2016. The traffic
pattern and volume has changed significantly between 2013 and 2016. The 2013 traffic data is
not indicative of actual traffic condition today and should not have been used to establish
haseline, against which the Project’s impacts on traffic are compared. Our comments to the
Draft EIR pointed out this fundamental flaw in traffic data used, and recommended that new
traffic counts be taken after completion of ACE Construction and new traffic studies be
conducted to establish accurate haseline for comparison. The Applicant had ample time since
June 2016 to conduct such studies, but elected to continue using outdated 2013 traffic data to
establish baseline in the FEIR. Any analysis utilizing outdated data, while accurate data are
readily available, is inherently flawed and should not be accepted nor approved. Applicant
should be directed to collect current traffic data and conduct new analysis using the accurate
data; if changes are significant, draft EIR should be recirculated for cornments and hearing
before being presented as FEIR for consideration.

The Proposal to share driveway (identified as Project East Access in the Project traffic study,
will be identified as Access Road in these comments) with 99 rRanch Market shopping center
should not be accepted until Applicant can demonstrate that additional traffic generated by
the Project will not impede ingress and egress of 99 Ranch Market shopping center. The
Project proposes sharing of existing Access Road with Rowland Heights Plaza Shopping Center
{“99 Ranch Market Shopping Center” or “99 Ranch Market”). The Project’s traffic studies predict
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70% to 80% of its incoming and outgoing traffic will travel through the shared Access Road, and
asserts that the level of service (LOS} of that Access Road will remain acceptable despite very
significant increase of traffic volume. However, the assertion is flawed for the following reasons:

(A)

In 2013, 99 Ranch Market Shopping Center had 3 driveways on Gale that allowed access
to Gale, for both east and west bound. Access Road did not exist at that time. (Please
see Photo 1 and 2 attached). After ACE Construction, Gale Avenue now has 2 lanes each
for east and west bound, but has a concrete median that prohibits left turns into and out
of 99 Ranch Market; consequently, all Gale eastbound traffic entering 99 Ranch Market
and all traffic exiting 99 Ranch Market and going Gale eastbound must use Access Road,
which replaced one of the 3 driveways 93 Ranch Market had before 2013. (Please see
Photo 3 attached). 1n 2015, when Applicant’s consultant collected additional traffic data
pertaining to 99 Ranch Market on September 9 and September 12, 2015 while Nogales
Street and Gale Avenue were still under construction. The raw data was provided to us
hut analysis was never conducted utilizing those data, and those data was never made
part of EIR appendix. At that time, Nogales was closed to traffic and Gale had 4 lanes but
with intermittent lane closures, 99 Ranch Market only had 2 driveways available for
ingress and egress at that time and saw significant reduction in traffic into the shopping
center. (Please see Photo 4 attached). Applicant conducted analysis on October 8, 2015
related to Gale and Access Road intersection {identified as Intersection #8 in Project
traffic analysis) using data that shows Saturday Peak Hour at 93 southbound left to
Eastbound Gale and 96 southbound right to Gale westbound, a total of 189 vehicle trips
from 99 Ranch Market utilizing Access Road {the actual count sheets are missing from
the EIR appendix). However, when we collected our own data on August 20, 21 and 26,
2016, less than 3 months after Nogales Street was reopened for traffic {please see
attached August 20, 2016 ITM Peak Hour summary prepared by NDS), it shows 201
southbound from Access Road to eastbound Gale and 46 southbound from Access Road
turning right to westbound Gale, a total of 247 vehicle trips from 99 Ranch Market
utilizing that Access Road, a very significant increase of traffic turning to eastbound Gale
compared to Applicant’s 2015 data used in the analysis. Due to Applicant’s inaccurate
data, traffic analysis on Access Road resulted from those data should not be accepted
and new analysis based on 2016 data should be conducted.

Applicant’s analysis on Intersection #8 referred to in section 4({b) above, utilizing
inaccurate data collected in 2013 and 2015, is only about how much traffic can travel
through that Intersection under ideal circumstance; it does not take into account the
severe iImpact on the efficiency of that Access Road caused by complicated ingress and
egress patterns at the cul-de-sac of that Access Road created by Applicant’s plans. In
addition to exiting access to 99 Ranch Market, the Project proposed 2 new accesses, one
serves as the main entrance to the Project, the second one enters directly into one of
the Project’s underground parking structure. On the proposed plans, the three access
points will have a stop sign when exiting, ingress traffic will have right of way to all 3
access points. Egress from the Project’s main entrance will have priority after ingress
traffic, due to the fact that they are making a right turn on to Access Road, they can



proceed even if there is incoming traffic. 99 Ranch Market egress traffic will have to
wait for ingress traffic to clear then proceed to make a left onto Access Road only if
there is no egress traffic from the Project; thus, leaving 99 Ranch Market egress as last
priority and create a backlog of cars trying to exit the shopping center and impacting the
shopping center’s traffic circulation. In addition to existing 99 Ranch Market vehicle
trips going through that Access Road, the Project is expected to generate additional
1,092 vehicle trips per hour during the Saturday mid-day peak hours. Among the new
vehicle trips, 80% of outhound and 70% of inbound traffic related to retail and
restaurant uses are projected to go through that shared Access Road; 100% of office use
traffic and 20% of hotel traffic are also expected to go through the same Access Road.
Seeing strong possibility of traffic congestion on Access Road, in our comments to draft
EIR, we requested that Applicant conduct a traffic pattern analysis, focused on the
interaction of the 3 accesses at the cul-de-sac. Applicant elected to ignore that request.
Without a study, Applicant cannot assert the LOS of Access Road will be acceptable after
the Proiect is built and occupied.

The Access Road was built to replace an existing access to 99 Ranch Market, is the only access
that allow 18-wheel delivery truck into 99 Ranch Market, and was designed with the intention to
accommodate significant amount of additional traffic. With so much additional vehicle trips
generated by the Project that is projected to travel through Access Road, and 3 ingress points
plus 3 egress points placed so close to each other at the end of Access Road (highlighted in red
circle in attached site plan), the possibility of decreased efficiency and increased traffic
congestion and vehicle collisions is very real; and vehicles from the 99 Ranch Market shopping
center might not be able to exit during peak hours. Our concerns were not addressed on the
Final EIR; therefore, we collected our own traffic data on August 20, 21 and 26 of 2016. The data
collected shows a significant higher traffic count on Access Road than those shown in the Final
EIR collected by Applicant in 2015, Due to the flawed data collection and lack of analysis on the
impact of additional ingress and egress points on the efficiency and sufficiency of that Access
Road, proposed sharing of Access Road should not be approved until a new traffic study can
demonstrates its feasibility. The Project has another 2 accesses from Gale Avenue, one of them
will have traffic signals, Applicant can modify design to direct traffic through those 2 accesses,
and avoid severely impacting the viability of an existing shopping center.

Sincerely yours,

Felie Cles
Felix Chen, President
Golden Pacific Realty, Inc.

Attachments
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CPARALLAX

August 24, 2016

Mary Chan

Vice President

Edward Properties

515 S. Figueroa Street, Suite 1028
Los Angeles, CA 90071-3327

Felix Chen

Golden Pacific Realty, Inc.
20955 Pathfinder Road Suite 210
Diamond Bar, CA 91765

Re: 18800 Railroad Street, Rowland Heights, California
Dear Mary and Felix:

This letter is written to confirm that the undersigned, as the purchaser in escrow to acquire the
real property commonly known as 18800 Railroad Street, Rowland Heights, California (the “14-
Acre Parcel”), has discussed the setback restriction set forth in Section (9) of the short form
memorandum ground lease recorded on January 23, 1984 as Instrument No. 84-86162 in the
Official Records of Los Angeles County, California (the “Setback Restriction”) with the
County’s planning staff.

The County has advised that a modification to address the Setback Restriction would be
processed by the County after its approval of the project permits and associated map for the 14-
Acre Parcel. Accordingly, we will process a modification to address the Setback Restriction
after the currently scheduled hearing on the EIR and County approval of the associated project
permits and map.

If you have any questions, please feel free to give me a call at (416) 944-0968.

Sincerely,

Rowland Heights Plaza Limited Partnership,
a Delaware limited partnership

-

By: /AZ__W

~ Stafford Lawson
President

06359147950976v]



ITM Peak Hour Summary

Prepared by:

National Data & Surveying Services

Access Rd and Gale Ave , Rowland Heights

Date; 82012016 Project #. 16-5531-004
Day: Saturday City: Rowiand Heights
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P.O.Box 8171

Rowland Heights
California 91748

Email:
rheecdRH(@gmail.com

President
Ted Ebenkamp

Vice President
Allen Sabio
Roland Sanchez
Henry Woo

Recording secretary
Ken Meng

Corresponding
Secretary
David Koo

Treasurer
Carla Sanchez

Historian
Charles Liu

COMMUNITY COORDINATING COUNCIL

“IMPROVING QUR COMMUNITY™

WWW ROWLAND-HEIGHTS.ORG

September 5, 2016

Mr. Steven Jones
Via Email: sdjones@planning.lacounty.gov

Re: Rowland Heights Plaza and Hotel Project No. R2014-01529-(4)

1. There is a great deal of community cencern the extended stay hotel portion of this project
will be used for birthing house purposes. Thus is already a significant problem in our
conmumunity. At a recent community meeting a sheriff's deputy reported 40% of the units in a
large Rowland Heights apartment complex are being used for birthing tourism purposes, and
this is in addition to similar operations in numerous single family homes throughout the
community. At the scoping meeting for the EIR one of the consultants on this project stated
the developer would establish a 30 day maximum usage time for the extended stay facility.
The community asks Regional Planning to impose a maximum stay of four weeks as a
condition of the conditional use permit.

2. Despite some improvements from the original plan the parking for the commercial
portion of the project it still does not meet the number of spaces required for a project of this
size. Residents do not accept the creative "shared parking" concept put forward by the
consultant and ask Regional Planning to require applicant to revise the plan to provide the
full number of space required.

3. Resident are concerned with the traffic impact this project will have on intersection of
(ale Avenue, Nogales Street, and the westbound 60 Freeway off ramp at Nogales.
Westbound freeway travelers attempting to access the project will need to cross over several
lanes on Nogales to get into the center left hand tumn lane. In addition the distance of the
Nogales left hand turn lane from Gale avenue is quite short, and will cause backups and
congestion.

4, Residents are concerned the large munber of small retail condo units will over time lead
to a commercial "slum". While the developer might initially retain significant control, this
will diminish with time as the units sell and there is concern a HOA will not will not be able
to maintain high standards. The community is especially concerned regarding the
probability visnal pollution will result from signage in a number of different languages in so
many small conmercial units.

5. The community especially objects to the fact the Regional Planning hearing for this
very large and important project is not being held in Rowland Heights despite the fact
it conflicts significantly with several important aspects of our Rowland Heights
Community Generai Plan

Please convey these comments {o each of the Regional Planning Commissioners

Sincerely,

Ted Ebenkamp, President Rowland Heights Community Coordinating Council
909 594-0-429



Steven Jones

From: John Grant <mnjgrant@aol.com>
Sent: Monday, September 05, 2016 5:03 PM
To: Steven jones

Subject: Public Hearing Vote

Follow Up Flag: Follow up

Flag Status: Flagged

Steven Jones,
| vote NO to PROJECT NO: R2014-01529-(4)
Thank you.

John Grant



Steven Jones

From: RB Mitch <rbmtch@gmail.com>

Sent: Sunday, August 07, 2016 6:02 PM

To: Steven Jones

Subject: Public Hearing - Rowland Heights Plaza and Hotel Project
Steven,

First of all, I would like to thank you for sending the notification of the hearing to address the Rowland Heights
Plaza and Hotel Project.

I realize that decisions are not made by yourself but I have noticed that the parties responsible for this project
have already begun grading and closed the road going through the property. How can they begin this process if
it's still in the approval stages? Have the people in power already made up their minds that the project is
approved and this hearing is just window dressing?

My main conceming is the location of the hearing. Why would the hearing take place in downtown Los
Angeles when 1t affects the people in Rowland Heights? Not only that but the time and location is not feasible
for all parties, do you know the distance and during business hours its not the right time. It's almost like these
barriers are placed before us to prevent the people from Rowland Heights from attending this meeting.

I would appreciate your forwarding my email to those who are responsible for this project to see what can be
done to accommaodate we the people of Rowland Heights.

Once again, thank you for the notification and if this project impacted yourself or your community I am sure
that you would understand. We do not have a lot of time and a response back would be greatly appreciated.

A Concerned Rowland Heights Owner,
Ron Mitchell - 626.633.6566

Ron Mitchell






